lots and also in the case of normalizing small lots and leased lands and
- other special arrangements, the average contribution ratio should be
calculated with the areas correspéiding to them being subtracted from-
the total accumulated area of the original lots and re-plot
respectively.. s - - cor o -

c. pcharatiﬁnzdf data for land evaluatlog

Street value maps before and after the deVeloplent

Total land value index of ploject site unit and total land value
index of each lot before the development. : S

S$ince utility increase ratio is to be a ratic of average land

values after the development to those before the development, the

“total and unit land value of both causes should be calculated using
~ the samé method ' B

: ' © - ao
Unit land value index before the development ~  ----- ao
Unit land value index after the development - €0
Total land value before the development ~  ----- Aao
Total- land value after the development : © ' ----- Eeo
Ueility increase ratio sees-. iy

5.5.2 Putting lots into block

Lots with estimate area and designhed shape are to be put in blocks Eor
re-plotting design as follows :-

a. Putting lots iato block

First, the areas covering orlginal lots to be acconmodated intc
each block after the development shall be estimated. The average
contribution ratio of each block can be calculated and their
balance over blecks examined. -

With the balance of the contribution ratio ovex blocks, the
location and shape of each re-plot in the block shall be examined
and tentatively determined.

With the location and shape of re-plot being tentatively
determinied, the area of each re-plot can be calculatéd' and re-
plotted into the bleck. In this case overlapping or gaps between
re-plots may take place depending on such factors as the existing
conditions of original lot prior the development.

. The contribution area, :shape (frontage, depth, figure) shall be
adjusted and modified to e¢limirate the over-lap and gaps. This
modification should be carrled out to the ektent that balance among
ve- plots is maintalned
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When the modification is in sufficient due to the limitations
required by the principle of correspondence, the area covering
original lots for re-plotting into thée block shall be re-examined
and the procedure of putting lots into block as stated above shall
be repeated based on the revised covering area,.

On the completion of all re-plotting, ‘the balance should be checked
over the whole project site, If an unreasonable re-plet is
discovered re-plotting design must be re- examined

Through repeated Te-plot designing, 2 or 3 alternatives of the re-
plotting plan shall be identifiedand all necessary data and
information such as contribution ratio, land value index of lot,
ete. recorded.

. The best alternative shall be selected for the final re-plotting
plan.

b. Reé-plotting design map and récord

In order to make cléar the combination of original lot and re-plot, re-
plotting records shall be prepared.

Street - number, lot number and number of lease hold shall be well
arrangéd on the re-plotting design map with reference numbers
fidentical to those on the existing topographical map.

The lots which are poled or divided through re-plotting design
shall be marked with (1), (2), (3) or a, b, ¢ respectively.

The re-pletting records must cover all the land in the order of
district, block and street number, and the combination of re-plot.

Matters which were specifically.attended to in the process of re-
plotting and any important information on the design must be recerded.

¢. Documentation of re-plotting design

On the completion of the draft of the re-plotting a plan decument of re-

. plotting design must be prepared including the location, shape of lots
to be able to make a comparison between the original lots prior to the
development and the re-plots after the development.

The calculation table of re-plotting design
. The map of re-plotting design






APPENDIX 3

'Standard for Re-plotting Design

1. The purpose of éhis_éiandard

The purpose of this standard is to establish the rules and standards on
-¥e-plotting design for the land readjustment project being  implemented
by ---- in compliance with the stipulation of article 3 in land
readjustment law. -

2;. Re- plotting Design

Re- plotting design is defined as the process of determining the
location, area and shape of re-plet in accordance with this standard so
that it conforms to the improvement plan of public facilities and site
development which are established by law and the action plan,

3. Lot

Lot is meant to be both lot existing prior to the development and re-
plot.after the development. When there exist rights of utilizing and
yielding benefits from the lots, lots are meant the parts of lots to
which the rights are entailed. : ' .

4. Lot pfiof to the development

Re-plotting design should be based on the existing conditien of lots as
of the day of promulgation of the official decision of the action plan.
Changes in any lot's condition caused by the factors not being
attributed to the land readjustment shall be considered in the course of
the re-plotting design.

5. The area of lot priOr'to.the de#elbpﬁen;

The areas of lots prior the developmént wﬁich aré to be the basis for
re-plotting desigan shall be determined in accordance with the
stipulation of the tmplementation ordinance.

6. Cbmbihétion'of.originalilofs'and re-plots

(:) Ona re-plot shall be placed for one original lot. In the case
of a site which i{s divided into two or more lots, one re-plot
shall be placed for one original lot in consideration of
locational relatlonshlp between the lots. '

() Where one of 2 or move Iots which all belong to one land

holder 1s too small to be re-plotted it shall be re-plotted

. either next to or in connection with other re- plots of the
land holder,
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®

®

Vhere several lots ace adjadént to one another, with no legal
right = except registered rlghts of land _holding, they can be
aggregated into one've-plot: :

VWhere the original Iot is too large to be re- plotted into one
lot, it can be divided into plural lets.

7. Hethod of re- plotting

®
®

Evaluation re-plotting calculation method applles to the re-

plotting design.

Evaluation of 1lot being used in the above method is subject
to the standard for land evaluation being set apart.

8.  Location of re-plot

O

In the re-plotting design, re-plots must be designated te
match the original - lét 1in such terms as location, soil
cond1t1on, water supply, land use and environment, '

(:) ‘Lots where land usé is subject to’ approval or permissién ‘of

the authority being stipulated in law or ordinance shall "be
re-plottéed in consideration of necessary conditions for the
approval or permission.

3.  Area of re-plot

@ .

Al
ai
5
el
a

y

@

Ei

. s

he sw ke

The area of re-plot shall be' caleulated as follows :+ |

= Ai g al x (a-d)} x y
ei

The area of original lot before the development
Unit land value index of the original lot

The area of re-plot after the development’

tnit land value index of the re-plot

Average contribution ratis

Average utility iIncrease ratio

The area of 1ot which is subject to special arrangements or in
need of continuation of land use shall be determined 1in
consideratfon of such factors as land use ¢onditions and
others.

10. Shape of Ré4pidt

O -

The standard shape of re- plot shall be a rectangle.

The’ fréntage length of a re-plot shall be determlned in

‘¢onsideration of land use condition of 10t befére and after

the development.
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(:) Re-plot ast faca street and be at a' ‘rightanglé’ te it in
principle :

11, Areafai;"émérst Eugsuiatéa' 1h the artiele of law

‘Re- -plot shall not be designed at the request of or on agreement with
Iand 0wners prlor to the development B

R Do .
12. Arrsngement stipulated {n the érticle of law

Arrangement for appropriate size of leot should be established on the
agreement of the “land readjustment council"

13, 1Arrepgement stipeleted fn the avrtidle efrthe'law:
‘(i) 'Léte'hséd for facilitiee‘sueﬁ as railway; alx ‘and sea ports,
' hospitals, being 1isted for special. considerat10n in " the
article of law shall be re-plotted  in consideration of
public/social interests and functions of the lots.

(:) The land needed for public facilities among the abové Iist in
the article of law, which shall be newly constructed ma1n1y
for the cOnVenience of people resid1ng in the praject area are

‘designated as lots for such facilities as ahove instead of re-
plot. However the lots are viewed as re-plot in the re-
plotting plan.

(:) Re-plot shall not be allotted for the lots of the following
list of facillties which shall be abolished because of the
construction of new facilities.

i. Lots being used for streets qualified under the law of
street.

1i. Lots being classified as public land in the registration
record book, which are used for public land in reality.

- iii. Other lots being used for public traffic as follows:-

a. lots for streets which were constructed or paved by
the local government,

b. Lots which are designed as land for street under the
building code. '

1l4. Lots for public services

The original leots which are acquired for improvement of public
facilicies, the plans of which are formulated and established in the
action plan, and flats constructfon being implemented by publie
authority shall be ve-plotted in conformity with the development plan
for these facilities,



15._,Apartment house district and collectiVe farm land axea o

(:) Re- plotting in-an” apartment’ house district shall ‘e designed
in consideration of both location of the original lots prier
to the development and. the location plan of buildings after_
the development. :

in consideration of both the location of lot and the condition
of agricultural land use prior to the development and farm
land development plan after the development.

16. Reserved land

Reserved land shall be designated on . the lots which are needed for
public service facilities established in the action plan, . flats
development by public authority and proposed facilities servieing to the
people living in the project site. Any remaining reserved land, shall be
designated in conformity with its purpose in so as far as re- plotting is
not hindered,

17. Othexs
.Other aepecté'of"re plotting design which are not prescribed in this

standatd shall be established by the implementing agency in consultation
with the land readjustment council.
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.. APPENDIK § . :
GUIDELINE FOR RE-PLOTTING DESIGN
‘Re-plotting design for the ---- land téadjustment projécgfto be.
implemented  by.:<--- Government under  the. articles. of the land

readjustment law is subject to this guideline.

reggratorv work for re-~ plotting design

Data and materials being used as the basis of the re plotting design_
should be prepared as follows - : .

1) Basic Reference Data for Design

Bésio iéféfencé déta,are to Bé.pfeoarod in'thé_fofo”of a table as shown
in Format table -1

2). Individual lot aata

Individual lot_data are to be prepared in the form of table as shown in
‘Format table -2. ~ ~

'3) Working Hap (1/500)

-Boundary of planned roads,.area of lots, unit Iand value 1ndex standard
re-plotting land value index are all recorded on the existing land map,
uhich is very convenient for re-plotting design,

ﬁ) Existing topo Map- (1/500)

Existing buildings on the topography map are coloured in accordance with
building classification.

The, site and buildings which require special consideration in re-
plotting should clearly marked on the map. :

S) Block land value map

Street value, block atea block land value index and its unit lndex are
all recorded on the block map (design map)

Hethod of re plotting design

1) Location and shape of re- plotting of ‘each existlng Yot are
considered and tentatively determined on the design map.

2) The area of re-plotting, which {s roughly equivalent to the
estimated 'Standard Re- Plotting Land Value™ (Pi in Table 2) is
tentatively detelmined on the Iocation and - with the shape of lot
assumed above, | : . :

In this case it may be inevitable thati_ovgrlapping of lots and

blank space between lots takes place (this re-plotting is only
tentative). o
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3) Proper re-plotting is achieved through necessary modification and
adjustment of the tentative re-plotting.
4) The area of re—plotting shduld be calculdted as shown in Format
table -3. :

Tentative determination of re-plotting locatiorn and shape "of site

(1) Standards ‘

Re-plotting location and shape of site should be tentaLively determined
according to the standards which are established for  location; - area"
shape, length of frontage boundary of site ‘and combination of re-'
plotting sites and in consideration of the follow1ng factors .

1) EXLStlng land use of lots with special public fac111ty
' services 'such- as cornér lot, 7lots being sided ‘with 2-4°
sections of streets and others. T :

2) Existing land use of lots with peculiar characteristics in
terms of geology. location and utLIization of water.

3) The location of lots being used for cultural facilities, if
any.

4) The location of lots which are commonly con51dexed not to be
moVed if any, 'in the project site. : o

5)  The order of transference of the existing buildings and other
structures.

6) Change in frontage length of lots prior te the project and
after the project to be balanced over the blocks in the
project site.

7) Balance betwéen bleck land value index and accuinulated
standard Re-plotting land value index of lots :toe be
accommodated In the block.

(2) Balance between block land value index and accunulated standard re-
plotting land value index of lot.

Percentage of difference between block land value index and accumulated

standard re-plotting land value index in the block to the block land
value index should not exceed 5%.

o

55%5
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This is to attain balanced re-plotting-all over the blocks... .. . -;

(3) ' Table. of tentative re- plotting by block and . tentative re- plotting-
location map ) ‘ _ o . . s

In Order to check the balance of tentative re- plotting by block 1)'6:
table of tentative re-plotting by block (Fable -4) and maps showing
locattion and  boundary’ of -existing lots .to be  re-plotted (or
accommodated) inte each block should be made.: ! The re-plotting location
map ¢an bé produced in such a way that the lots and their parts on the
existing land map are classified and differently coloured by block into
which they ‘are supposed to be re- plotted/accommodated :

Tentative Dlacement of 1ots into block

(1) Method

The lots whose re- plotcing shapes are determined in terms: of their depth.
‘and fronrage length set up as above shall be putting into blocks shown
on the design map in accordance with the rules and standards.

In the case;that the blocks in which overlapping and gap between,re-
plotted lots takes place, are so large that modification is very
difficult, lots should be put into block after changing the preliminary
determination of re-plotting location and shape of the site.

(2) Frontage length of re-plotting lot

The  frontage lengths of: IOts‘being rélplotted along the same street in
the same bleck should be set in proportion to the frontage lengths of
the lots prior to the execution of the project

This rule does not apply to the re- plotting lots, whose boundar1es are
physically limited in the designed blocks and existing lets which are
located aleng sub-standard streets such as trails, culs-de-sac (blind
alley) eté. 1In these cases the frontage of re-plotting lot shall be
properly calculated in response to the situations under which the lots
1ie, taking into consideration such factors as the basic rules
stipulated above and balance with the frontage of the other re-pleotting
lots. : : .

(3) Depth of re- plotting lot

“Oncé the 1ength of Erontage of re- plottiug lot is determined as above,
the depth of re-plotting lot 1s calculated as follows :-

Depth of re-plotting lot
“Standard re-plotting. Block unit
= Land value index - Land value index

Frontage length of re-plotting lot

(Table -3 ML = Pife
) 1
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{4) Preliminary Re-plétﬁing Design Map

The "preliminaky re-plotting design map" is produced by entering.
‘location, shape, code of re-plotting lots, and number . and length of
blocks onto the design nap showing blocks in the p1ojecc site after the
implementation. : - :

(5)' The area of . preliminary vre-plotted 10tr7and~-re-plofted\
: land value index (Table -3 Bi and Bi) : R

The frontage 1ength multiplled by the depth of lots. which are
calculated above is thé area of preliminary re-plotted lot. The area of
preliminary re-plotted lot multiplied by unit land value index of the
lot is re-plotted land value index (Bi). Unit land value index should-be-
calculated by means of calculation method of lot value index, which is
prescribed in "The Standards on Land Value Galculatien Method™.

Adjustment of re-plotting

(1) Method

Adjustment of re- plotting must be made on such lots as follows i-

v

lj' " Re-plotting. 1ots whose contribution ratio. is ‘considelably
above the ceiling agreéed upon. (The high contribution ratio
should be reduced)

2) Re-plotted lots with great disparity between standard re-
‘ plotting land value' index and re-plotted land value index.
(The  disparity should be. lessered). Based on  these
adjustments, modification shall be made to eliminate the
overlapping and gaps between lots found in the tentative re-
plotting design.

(2) AdJustment of re- plotting to reduce the contribution ratlof

The area of re- plocted lot with excessive contrlbution ratio shall be
adjusted by increasing depth instead of frontage length of the lots

{(3) Ad}ustment of ré- plotting to lessen the dlsparity between standard
re-plotting land value index and re-plotted land value index

Re-plotted land wvalue index should be approxiﬁated to standard rye-
plotting land value index by means of increasing or decreasing the depth
instead of the frontage length of the lots. .

(4} Elimination of eoverlapping and gaps

This should be done in such a way as to glive least effect to the length
of frontages of lots in observance of such rules as follows :-

1) Rules stipulated on re;plotting.
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2) Percentage of gap between standard re- plottlng land Value
’ index and re-plotted land valué: index over standard: re-
plottlng 1and value index should be no more than 5 percent

(Table -3 - BY < 5%)
. P

(5) Map Of lots being put in blocks

Tentative re- plotting design map shall become "map of lots being put
into blocks" with  the' boundaries of the lots colored red, after the
elimlnation of overlapping and gaps. : :

(6) Adjusted area of te- plotted lots and adgusted re- plotted land value
: 1ndex , oo

(Table =3 Ei ‘and Bi)
'Adjusted area of re- plotted lots and adjusted re- plotted land Value
index shall be measured on the basis of "the map of lots being put in

‘blocks", which is prodiuced above. .Unit land value index (Bi) should be
7calcu1ated by means of calculation method of lot value index.

~Finalization of Re Dlotting Desig_

:(l); Lots Hap

In order to thoroughly examine the appropriateness of the re-plotting,
all necessary informations such as land value index and its difference
prior to and after theé execution of the project, deviation ratio of land
value index - beétween  existing and re-plotted lot. (Table -3
Bi - Pi) and contribution ratio of each lot should be written down on a
copy of "the map of lots being put in blocks prepared before".

—(2)_ Finalization of-re-plotting

Theire-plotting of lots which require.corteetion through the examination
on the lots map should be modified to. finalize the re-plotting design.
(3) Document for re-plotting design

Re-plotting design document consists of. the calculation table of Ye-
plotting design and the re-plotting design map. The calculation table
must be prepared by district following the format as shown in table -5,

Re-plotting design“map is a duplicate of the” original block map with

block number, boundary and code of re-plot being récorded in the same
form with the existing land map. :
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